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PROJECT  SUMMARY 


Phase  I  of  our  proposed  development  contains  the  following  uses: 

■  1.    Plaza/Rink :   The  centerpiece  of  our  development  will  be  an  open 
plaza  with  an  outdoor  ice  skating  rink,  similar  to  the  rink  at 
Rockefeller  Center  in  New  York.   In-^the  summer  months,  the  rink 
will  be  a  reflecting  pool. 

2.  Hotel :   A  500  room  hotel  with  full  function/convention 
facilities . 

3.  Residences :   Approximately  100,000  square  feet  of  residential 
condominium  space  located  on  the  top  five  floors  of  the  hotel. 

4.  Museum:   30,000  square  feet  of  museum  space.   Significant 
progress  has  been  made  in  discussions  with  a  world  renowned 
Museum  such  that  we  are  confident  that  they  will  become  a  major 
anchor  tenant . 

5.  Retail :   150,000  square  feet  of  retail  with  portions  allocated 
to  exhibit  a  significant  artists  craft  retail  area.   One  level 
of  retail  will  be  underground,  surrounding  the  rink  level 
restaurant  areas . 

6.  Restaurants :   Wrapped  around  the  rink  will  be  3  or  4 
restaurants  and  clubs  with  additional  outdoor  seating  areas. 

7.  Parking:   Five  levels  of  underground  parking  will  be  provided 
for  the  development.   Of  the  900  spaces,  300  are  being  sold  to 
the  condominium  residences;  300  are  allocated  to  the  Hinge 
Block  Hotel;  and  the  balance  will  be  for  Public  Parking. 

Phase  II  of  our  development,  which  includes  the  two  BRA  parcels  would  contain 
the  following  uses: 

1.  An  additional  500  rooms  of  hotel  space; 

2.  Residential  housing  of  approximately  100,000  square  feet; 

3.  A  continuation  of  the  underground  and  street  level  retail  totalling 
10  0,00  0  square  feet;  and 

4.  An  800  seat  theatre. 
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SUMMARY  OF  OSES 


Use 


Phase  I 


Phase  II 


Total 


Hotel 

Hotel  Rooms 

Retail 

Theatre 

Restaurants 

Museum 

Craft  Exhibition 

Residential 

Parking 


250,000  s.f. 

500 
150,000 

30,000 

30, 000 

60,000 
100,000 
900  Cars 
620,000  s.f 


250,000 

500 

100,000 

25, 000 


100, 000 
500  Cars 
475, 000 


s.f, 


500,000 

1,000 

250,000 

25,000 

30,000 

30,000 

60,000 

200,000 

1,409 

1,095,000 


Additional  amenities  and  benefits  beyond  those  stated  above  are  included  in 
the  cover  letter  accompanying  our  proposal. 

The  ownership  structure  for  the  development  has  not  been  finalized.   However, 
negotiations  with  a  substantial  equity  partner  are  approaching  completion  and 
we  expect  to  form  a  limited  partnership  with  us  as  the  managing  general 
partner . 

If  selected,  we  would  commence  the  development  process  immediately  and  would 
anticipate  the  following  schedule: 

January,  1991  -  Complete  site  control 

Fall,  1991  -  Secure  final  permits 

Fall,  1991  -  Commence  construction 

Fall,  1993  -  Complete  construction 


HINGE  BLOCK  DEVELOPMENT/MATERIALS  &  CONSTRUCTION 


The  materials  and  construction  of  the  Hinge  Block  Development  are  a  direct 
response  to  the  development  program  and  the  scale  of  the  surrounding 
neighborhood.   The  development  program  is  for  a  highly  diverse  aggregate  of 
uses  with  equally  varied  demands  for  type  and  size  of  space.   To  accommodate 
this  variety,  the  design  is  for  a  large  grid  structure  of  poured-in-place 
concrete,  natural  warm  grey  with  a  smooth  formed  finish.   Within  this  grid 
two  or  three  intermediate  floors  can  be  su3pended--light  steel  frames  hung 
from  the  concrete  grid  by  tension  members. 

Externally,  this  secondary  structure  is  expressed  by  the  enclosure  system-- 
a  light  metal  and  glass  infill  directly  following  the  floor  and  partition 
divisions  behind  it.   Like  the  concrete  grid,  this  system  pertains  throughout 
the  project  as  a  unifying  texture  that  is  highly  program-specific  rather  than 
general  and  arbitrary. 

Above  the  large  scale  concrete  grid,  an  open  steel  armature  extends  over  the 
lower  block  and  climbs  as  an  open  trellis  along  the  length  of  LaGrange  Street 
and  above  the  central  plaza,  reaching  a  maximum  height  at  the  entrance  and 
circulation  core  of  the  hotel.   This  system  serves  as  a  "theatre  grid"  over 
the  open  spaces  as  a  frame  for  mounting  lights,  banners,  projection  screens, 
displays,  etc.,  or,  quite  literally,  as  a  trellis  for  plant  materials  over 
the  roof  gardens . 

Neighborhood  scale  is  as  important  to  the  concept  of  the  grid  as  is  program- 
matic response.   Any  development  of  this  magnitude  in  Boston  is  going  to  have 
to  recognize  and  accommodate  the  vagaries  of  an  irregular  site  and  be 
sympathetic  to  the  texture  of  existing  buildings  and  street  frontage.   By 
establishing  a  27-foot  bay  spacing  which  can  be  filled  in  or  left  open  as 
needed,  the  inherent  vast  size  of  the  development  can  be  mitigated.   In 
addition,  awnings  at  the  street-level  retail  shops,  brick  paving,  planting 
and  frequent  penetration  of  the  block  by  pedestrian  passages  through  the  grid 
both  reinforce  the  street  and  invite  entrance  to  the  central  public  realm  of 
the  project . 


CULTURAL  AMENITIES 


The  following  is  intended  to  be  a  working  draft  summarizing  all  of  the 
cultural  components  to  be  incorporated  into  my  proposed  developments  on  the 
Hinge  Block  site. 


A.    HOTEL 

1 .    Hinge  Block  Hotel 

a)    Boston  visual  artists'  works  will  be  hung  in  all  900  hotel 
rooms,  corridors,  function  rooms  and  lobby  area.   Hotel 
management  will  accommodate  any  visitor/guest  requests  for  the 
purchase  of  artwork.   Possibly  we  will  work  with  local 
galleries  and,  on  a  rotating  basis,  allow  them  to  utilize 
certain  floors  for  the  display  of  their  particular  artists 
work . 

B.    HINGE  BLOCK 

1.  Public  Plaza 

a)  There  will  be  a  major  public  sculpture  in  the  plaza. 

b)  During  the  summer  months,  the  rink  will  be  a  reflecting  pool. 
We  will  incorporate  into  our  design  an  outdoor  performance 
area  . 

2 .  Museum 

In  that  portion  of  the  development  at  the  Stuart/Tremont  corner,  we 
will  provide  30,000  square  feet  of  museum  space.   At  present,  we 
have  a  commitment  from  the  Tower  of  London' s  Royal  Armouries  Museum 
(R.A.).   The  R.A.  will  exhibit  their  museum  pieces  and  artifacts 
and  rotate  shows  on  an  annual  basis.   In  addition,  because  the  R.A. 
collections  are  somewhat  specialized,  we  have  had  lengthy 
discussions  with  our  British  contacts  and  conceptually  agreed  to 
having  additional  exhibits  from  other  museums  in  order  to  offer  an 
expanded,  more  varied  collection  of  exhibitions. 

3 .    Artists  Craft  Marketplace 

Located  in  the  retail  component  at  the  Stuart/Tremont  corner  will 
be  approximately  a  40,000  square  foot  area  for  crafts  exhibition 
and  sales  by  local,  regional,  and  international  artists.   Many  of 
our  local  artists  produce  smaller  priced,  marketable  craft  items 
without  an  adequate  retail  environment  for  sale.   The  concept  is  to 
create  small  areas,  about  100  square  feet,  leased  to  artists  on  a 
monthly  basis.   Approximately  400  artists  exhibition  spaces  will  be 
available.   The  marketplace  will  generate  primary  and  supplemental 


Artists  Craft  Marketplace  (cont.) 

income  for  individual  artists,  while  serving  as  a  strong  "anchor" 
for  the  overall  retail  development.   The  space  will  be  managed  by 
the  development  owners  and  staffed  by  local  artists  thereby 
creating  job  opportunities  for  our  artists.   I  will  be  proposing  an 
"overseer"  body  for  curatorial  and  management  services,  as  a  joint 
venture  between  the  Mass  Cultural  Alliance,  The  Artists  Foundation, 
and  The  Society  of  Arts  &  Crafts. 


4 .    Theatre 


I  have  proposed  that  the  e.xisting  Publix  Theatre  on  Washington 
Street  be  demolished  and  a  new  +800  seat  Theatre  built  in  its 
place.   We  are  prepared  to  purchase  that  corner  set  of  parcels  and 
develop  that  site  including  the  new  Theatre.   I  have  presented  what 
I  believe  are  compelling  reasons  for  allowing  the  existing  theatre 
to  be  replaced: 

a)  the  advantages  from  an  urban  design  and  development  standpoint 
of  the  commercial  storefront  treatment  along  Washington  and 
that  end  of  LaGrange  Street; 

b)  from  an  architectural  standpoint,  much  better  design  treatment 
of  the  Washington  Street  elevation; 

c)  and  the  cost  ineffectiveness  of  rehabilitating  the  existing 
theatre  and  the  subsequent  above  average  operating  costs. 

This  new  theatre  would  be  privately  owned  and  would  enter  into  a 
Cultural  Facilities  Agreement  with  the  City  of  Boston  and  donate  6 
months  of  free  theatre  bookings  to  local  theatre  companies.   During 
the  other  6  months,  we  would  operate  the  theatre  as  a  for-profit 
endeavor.   In  preparation  for  this,  I  am  in  the  midst  of 
discussions  in  London  to  secure  commitments  from  The  Royal 
Shakespeare  Company  in  London  and  the  Abbey  Theatre  in  Ireland  to 
make  this  Theatre  their  "home"  in  the  United  States  and  each 
perform  8  weeks  annually.   We  will  be  pursuing  another  major 
international  theatre  company  to  fill  out  the  privately  run  booking 
season . 
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COMMUNITY  BENEFITS 


My  sense  of  the  benefits  required  for  the  local  community  has  been  taken  from 
the  Midtown  Cultural  District  Plan,  dated  February  1989,  specifically  pages 
50  through  84.   The  following  listing  is  not  meant  to  be  all-inclusive  but 
rather  a  framework  for  future  discussions. 

1.  Reoruirement :   Active  participation  by  the  Chinatown  NeiqKborhood 

We  will  consult  with  and  seek  community  concurrence/approval  on  all 
aspects  of  our  development. 

2 .  Requirement:   Public  Open  Space 

In  the  center  of  the  block,  our  site  plans  call  for  a  large  open  public 
plaza  with  an  outdoor  skating  rink  in  the  winter  and  a  reflecting  pool 
in  the  summer. 

3.  Recmirement:   Public  Performance  Area 

Our  plaza  site  design  will  feature  an  area  for  public  performances.  We 
will  work  with  the  community  to  specifically  schedule  Asian  performance 
events . 

4.  Requirement:   Inclusion  of  Asian  Visual  Arta/Artists 

a)  We  have  developed  a  preliminary  Cultural  facilities  plan.   Included 
in  this  plan  is  a  significant  visual  artists  display  program  in  all 
hotel  rooms  and  public  areas  of  the  development.   As  part  of  this 
program,  we  will  specifically  incorporate  local  Asian  artists  into 
the  display,  marketing,  and  sales  of  their  works. 

b)  Our  crafts  marketplace  will  feature  approximately  400  artist  craft 
retail  areas.   We  will  specifically  incorporate  local  Asian  artists 
and  their  crafts  in  this  exhibition  area. 

5.  Requirement:   Appropriate  Urban  Design  Scale 

Our  architects  have  been  working  with  BRA  staff  and  have  set  the  heights 
of  our  buildings  on  the  Hinge  Block  at  250/275.   I  believe  that,  upon 
review,  our  final  density,  height,  and  restoration  of  historic  buildings 
within  the  block  will  meet  with  the  community's  approval. 

6.  Requirement:   Underqround  Parkinq  on  the  llinqe  Block 

We  will  be  providing  a  multi-level  underground  parking  facility  on  the 
Hinge  Block  for  approximately  1200  cars. 

7.  Requirement:   Traffic  Management  Plan 

We  will  comply  with  traffic  management  plans  as  directed  by  the  City  of 
Dooton'o  Tranoportation  Department  and  the  community. 


8.    Requirement:   Parking  for  Patrons  of  Aaian  Neighborhood  Business 

We  will  develop  a  validated  parking  system  for  neighborhood  businesses 
in  the  development  and  the  immediate  area. 

9 .   Reguirement:   Employment  Opportunities 

We  will  comply  with  directives  from  the  Mayor's  Office  of  Jobs  and 
Community  Service  as  they  relate  to  construction  jobs,  job  training,  and 
permanent  employment.   In  particular,  we  commit  to  working  closely  with 
the  community  to  ensure  as  many  permanent  jobs  as  possible  are  given  to 
Chinatown  residents. 

10 .  Reguirement:   Incorporate  Neighborhood  Businesses  in  the  Development 

We  will  work  with  the  community  to  retain/relocate  local  businesses  in 
our  development.   In  addition,  we  will  contribute  approximately  7000 
square  feet  of  retail/commercial  space  on  a  $l/per  year  lease  to  a  local 
organization.   My  intent  is  that  they  in  turn  sub-lease  this  space  at 
below  market  rates  to  neighborhood  businesses  of  their  choice.   Even  at 
below  market  rates,  this  space  should  generate  about  $100,000  per  year 
in  annual  income. 

11.  Reguirement:   Housing 

We  will  contribute  a  combination  of  cash  and/or  land  towards  the 
development  of  housing  either  in  the  Hinge  Block  or  in  another  part  of 
the  neighborhood.   We  look  forward  to  working  out  the  details  with  the 
community  and  the  BRA. 

12.  Reguirement:   Minoritv  F.guitv  Participation 

Utilizing  the  housing  component  from  above,  we  will  provide  turnkey 
development  services  for  a  majority  owned  minority  development  group 
from  Chinatown. 
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